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Executive Summary 

The proposed Trails at Carmel Mountain Ranch Project (project) occupies approximately 164.5 acres in 

northeastern San Diego County, north of Ted Williams Parkway, south of Carmel Mountain Road, west of Pomerado 

Road, and just east of the California Interstate 15 Expressway (I-15). The project is within the City of San Diego’s 

Subarea Plan (City of San Diego 1997). The project site boundary is defined by the old Carmel Mountain Ranch 

Country Club property.  

The 164.5-acre project would consist of 1,200 multi-family homes with a mix of open space and recreational uses. 

Residential land uses would compose approximately 52 acres and would range in density from 12.94 to 37.43 

dwelling units per acre. Open space uses would be composed of approximately 111 acres, which includes 

approximately 6 miles of publicly accessible trails and 7.86 acres of publicly accessible parkland. The proposed 

project has been designed to avoid all direct impacts to biological resources. Specifically, the project would place 

development within the limits of the previous golf course and would avoid all jurisdictional resources.  

HELIX biologists conducted preliminary biological surveys of the project site in July 2018 (HELIX 2018). Dudek 

biologists conducted project related surveys in July and August 2019. The 2019 surveys included vegetation 

mapping, jurisdictional resource delineation, and a habitat assessment for special-status plant and wildlife species. 

The purpose of this biological technical report is to provide the extents of existing vegetation communities and 

jurisdictional resources. The report will also identify those plant and wildlife species within the project site 

recognized as sensitive by local, state, or federal wildlife agencies and/or environmental organizations that a have 

a moderate to high potential to occur in the project site based on habitats present.  

Based on species composition and general physiognomy, 13 vegetation communities (or habitat types) were identified 

within the project site: coastal sage scrub, coastal sage scrub (disturbed), coastal sage scrub (Baccharis-dominated), 

coastal and valley freshwater marsh, disturbed wetland, eucalyptus woodland, southern arroyo willow riparian forest, 

southern coast live oak riparian forest, southern cottonwood–willow riparian forest, southern sycamore–alder riparian 

woodland, southern willow scrub (disturbed), southern willow scrub, and undifferentiated open woodland. In addition, 2 

land covers are located within the project site: developed land/disturbed habitat and unvegetated channel.  

The majority of the proposed project site was previously a golf course and consists primarily of disturbed habitat. The 

majority of native habitat within the project site is associated with Chicarita Creek along the western boundary of the 

project site, and along the eastern boundary adjacent to a parcel owned by the City of Poway. The proposed project 

development area does not support suitable habitat or substrate for special-status plant species and they are not 

expected to occur within the impact area. Impacts to areas of natural vegetation and potential habitat for special-status 

plant species would be avoided. The results of the jurisdictional delineation concluded that there are locations within the 

project that meet the definition of waters of the United States and/or State, including wetlands, subject to review and 

regulation by the U.S. Army Corps of Engineers (ACOE), Regional Water Quality Control Board (RWQCB), California 

Department of Fish and Wildlife (CDFW), and the City of San Diego (City). There was a total of 5.12 acres of ACOE wetlands 

and 0.43 acres of ACOE non-wetland waters, 5.93 acres of RWQCB wetlands and 0.51 acres of RWQCB non-wetland 

waters, 5.93 acres of CDFW riparian habitat and 0.51 of CDFW streambed, and 5.48 acres of City Wetlands. 

The proposed project would not result in indirect or direct impacts to sensitive upland or wetland habitats or special-

status plant species. Implementation of the proposed project would result in direct, long-term impacts to 70.88 

acres of developed land/disturbed habitat (Tier IV), which would not require mitigation, per the City’s Biology 

Guidelines (City of San Diego 2018a).  
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The project would avoid all direct impacts to City sensitive habitat or jurisdictional areas regulated by the ACOE, 

RWQCB, CDFW, or City. Implementation of the project would require the spanning of one concrete-lined brow ditch 

under the jurisdiction of RWQCB and CDFW characterized as a non-wetland water with an arched culvert. No 

impacts to City jurisdictional areas would result. The proposed project would repair a partially collapsed pedestrian 

bridge located over Chicarita Creek. Repairs to portions of the bridge include removal, replacement, or patching of 

cracked concrete. However, collapsed bridge segments would remain undisturbed and such that no impacts to the 

creek would result.  

Currently, the project site consists of a golf course with no established buffers between the City designated wetlands 

and development. The project would provide wetland buffers varying in width from 20 feet to 100 feet. Buffers 

bordering open space would be landscaped with native tree plantings supplemented with a hydroseed mix 

composed of native species. Maintenance of existing pathways within the buffers would be required. 

Overlap between brush management zones (Zone 2 and the extended protective brush thinning zone) and the 

wetland buffers are anticipated; in some places brush management would encompass the entire wetland buffer. 

The extended protective brush thinning zone would be provided to accomplish alternative compliance in accordance 

with San Diego Municipal Code 142.0142 Landscape Regulations. This extended zone would overlap areas mapped 

as coastal sage scrub along the western edge of Chicarita Creek. Activities in these areas would be considered 

impact neutral. Neither the landscaping nor the brush management would result in impacts to jurisdictional 

resources. The brush management zones would largely encompass portions of the golf greens that are no longer 

managed and overgrown with non-native plants.  

Project construction and implementation of the brush management activities could indirectly impact special-status 

bird species with a potential to nest within the project site: coastal California gnatcatcher (Polioptila californica 

californica), least Bell’s vireo (Vireo bellii pusillus) and the Cooper’s hawk (Accipiter cooperii), as well as yellow warbler 

(Setophaga petechia). Mitigation has been provided to avoid impacts to these species.
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1 Introduction 

This technical report provides an analysis of potential biological resource impacts associated with the proposed 

project located in the Carmel Mountain Ranch Community Plan area, Council District 5, within the City of San 

Diego (City), California.  

In accordance with the current San Diego Land Development Code Biology Guidelines (City of San Diego 

2018a), this report provides an introduction, a project description, a summary of the pertinent biological 

resource regulations, the project setting, survey methods, existing biological resources, special -status 

biological resources, project impacts (direct and indirect), and project mitigation. The project impacts, 

avoidance, and mitigation measures (MMs) are discussed in accordance with the California Environmental 

Quality Act (CEQA), Clean Water Act (CWA), California Fish and Game Code, the City of San Diego Final Multiple 

Species Conservation Program (MSCP) Subarea Plan (Subarea Plan), and the City of San Diego’s 

Environmentally Sensitive Lands (ESLs) regulations. 

1.1 Project Location 

The proposed project site consists of approximately 164.5 acres of land within the previous Carmel Mountain Ranch 

Country Club property located in northeast San Diego County, in the Carmel Mountain Ranch community within the 

City of San Diego (Figure 1, Project Location). The project site, while interspersed between sections of existing 

residential development, is generally located north of Ted Williams Parkway, south of Carmel Mountain Road, east 

of Pomerado Road, and is bounded by the California Interstate 15 Expressway (I-15) on the west. The approximate 

centroid of the project site is within Section 10 of Township 14 South, Range 2 West, of the Poway, California U.S. 

Geological Survey (USGS) 7.5-minute topographic quadrangle.  

1.2 Project Description 

The project proposes to redevelop the Carmel Mountain Ranch Country Club and associated 18-hole golf course. The 

project, which totals 164.5 acres, includes development of 1,200 multi-family homes and a mix of open space and 

recreational uses. Residential land uses would compose approximately 53.2 acres and would range in density from 

12.94 to 37.43 dwelling units per acre. All proposed new residential construction would be set back 50 feet from existing 

residential developments in the vicinity. Open space uses would be composed of approximately 111 acres, which 

includes approximately 6 miles of publicly accessible trails and 7.86 acres of publicly accessible parkland. This 

Community Plan Land Use proposed is Multiple Use – Neighborhood Village. It would be rezoned to be CC-2-1.  

The proposed project would place development within the limits of the previous golf course and would avoid all 

jurisdictional resources. The existing pedestrian crossings over Chicarita Creek would be repaired and maintained 

to provide continued access throughout the site. This would include removal, replacement, or patching of cracked 

concrete bridge segments of an existing pedestrian bridge over Chicarita Creek. If needed, bridge footings would 

be placed outside of wetlands and waters associated with the creek. Portions of the bridge that have collapsed into 

the creek would remain undisturbed. In addition, an arched culvert would be installed over a concrete-line brow 

ditch delineated as a non-wetland waters (see Section 3.2.2, Jurisdictional Resources, and Section 5.2.2, Impacts 

to Jurisdictional Resources). 
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Migratory Birds,” requires that any project with federal involvement address impacts of federal actions on migratory 

birds with the purpose of promoting conservation of migratory bird populations (66 Federal Register [FR] 3853–

3856). The Executive Order requires federal agencies to work with USFWS to develop a memorandum of 

understanding. USFWS reviews actions that might affect these species. Currently, birds are considered to be nesting 

under the MBTA only when there are eggs or chicks, which are dependent on the nest. This project would comply 

with all requirements of the MBTA.  

San Diego Multiple Species Conservation Program 

The City of San Diego (City) is a participant in the San Diego MSCP Plan, a comprehensive, regional long-term habitat 

conservation program designed to provide permit issuance authority for take of covered species to the local 

regulatory agencies. The MSCP Plan addresses habitat and species conservation within approximately 900 square 

miles in the southwestern portion of San Diego County (County of San Diego 1998). It serves as an approved habitat 

conservation plan pursuant to an approved Natural Communities Conservation Plan in accordance with the state 

Natural Communities Conservation Planning Act (County of San Diego 1998). 

The MSCP Plan establishes a preserve system designed to conserve large blocks of interconnected habitat 

having high biological value that are delineated into Multiple Habitat Planning Areas (MHPAs). The City’s MHPA 

is a “hard line” preserve developed by the City in cooperation with the wildlife agencies, property owners, 

developers, and environmental groups. The MHPA identifies biological core resource areas and corridors 

targeted for conservation, in which only limited development may occur (City of San Diego 1997).  

The MSCP Plan identifies 85 plants and animals to be “covered” under the plan (“Covered Species”). Many of these 

Covered Species are subject to one or more protective designations under state and/or federal law, and some are 

endemic to San Diego. The MSCP Plan seeks to provide adequate habitat in the preserve to maintain ecosystem 

functions and persistence of extant populations of the 85 Covered Species while also allowing participating 

landowners “take” of Covered Species on lands located outside of the preserve. The purpose of the MSCP Plan is 

to address species conservation on a regional level and thereby avoid project-by-project biological mitigation, which 

tends to fragment habitat.  

City of San Diego MSCP Subarea Plan  

The Subarea Plan (1997) encompasses 206,124 acres within the MSCP Plan area. The project site is located within 

the Northern Area of the MSCP Subarea Plan (City of San Diego 1997) (Figure 1). The Subarea Plan is characterized 

by urban land uses with approximately three-quarters either built out or retained as open space/park system. As 

mentioned previously, the City MHPA is a “hard line” preserve developed by the City in cooperation with the wildlife 

agencies, property owners, developers, and environmental groups. The MHPA identifies biological core resource 

areas and corridors targeted for conservation, in which only limited development may occur (City of San Diego 

1997). The MHPA is considered an urban preserve that is constrained by existing or approved development, and is 

comprised of habitat linkages connecting several large core areas of habitat. The criteria used to define core and 

linkage areas involves maintaining ecosystem function and processes, including large animal movement. Each core 

area is connected to other core areas or to habitat areas outside of the MSCP either through common boundaries 

or through linkages. Core areas have multiple connections to help ensure that the balance in the ecosystem will be 

maintained (City of San Diego 1997). Critical habitat linkages between core areas are conserved in a functional 

manner with a minimum of 75% of the habitat within identified linkages conserved (City of San Diego 1997). The 

proposed project site is located outside of these habitat linkages and core areas, with the nearest MHPA being 

approximately 0.25 miles from the project site. 
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City of San Diego Wetlands Definition 

The extent of City wetland jurisdiction is determined based on the City definition of “wetland” provided in LDC Section 

113.0103 that are regulated by the City under the ESL Regulations (Section 143.0141[b]), which state the following:  

“Wetlands” are defined as areas which are characterized by any of the following conditions:  

1. All areas persistently or periodically containing naturally occurring wetland vegetation 

communities characteristically dominated by hydrophytic vegetation, including but not 

limited to salt marsh, brackish marsh, freshwater marsh, riparian forest, oak riparian 

forest, riparian woodlands, riparian scrub, and vernal pools; 

2. Areas that have hydric soils or wetland hydrology and lack naturally occurring wetland 

vegetation communities because human activities have removed the historic wetland 

vegetation or catastrophic or recurring natural events or processes have acted to preclude 

the establishment of wetland vegetation as in the case of salt pannes and mudflats; 

3. Areas lacking wetland vegetation communities, hydric soils and wetland hydrology due 

to non-permitted filling of previously existing wetlands;  

4. Areas mapped as wetlands on Map No. C-713 as shown in Chapter 13, Article 2, 

Division 6 (Sensitive Coastal Overlay Zone).  

It is intended for this definition to differentiate for the purposes of delineating wetlands, between naturally occurring 

wetlands and wetlands intentionally created by human actions, from areas with wetlands characteristics 

unintentionally resulting from human activities in historically non-wetland areas. With the exception of wetlands 

created for the purpose of providing wetland habitat or resulting from human actions to create open waters or from 

the alteration of natural stream courses, areas demonstrating wetland characteristics, which are artificially created 

are not considered wetlands by this definition. Taking into account regional precipitation cycles, all adopted 

scientific, regulator, and technological information available from the State and Federal resource agencies shall be 

used for guidance on the identification of hydrophytic vegetation, hydric soils and wetland hydrology. 

Under the definition, an area is considered wetland based on the presence at least one of three physical criteria 

(vegetation, hydrology, soils) or based on “Map No. C-713 as shown in Chapter 13, Article 2, Division 6” (LDC Section 

113.0103). The same code section defines wetland buffers as additional “areas or feature(s) that protects 

functions and values of the adjacent wetland” where the functions and values include, “absorption and slowing of 

flood waters for flood and erosion control, sediment filtration, water purification, [and] ground water recharge.” 

The City uses the criteria listed in Section 320.4(b)(2) of the ACOE General Regulatory Policies (33 CFR 320 –

330) to apply an appropriate buffer around wetlands that serves to protect the function and value of the wetland. 

According to the City’s Biology Guidelines, a wetland buffer is an area surrounding a wetland that helps protect 

the function and value of the adjacent wetland by reducing physical disturbance; provides a transition zone where 

one habitat phases into another; and acts to slow flood waters for flood and erosion control, sediment filtration, 

water purification, and groundwater recharge (City of San Diego 2018a). The width of the buffer is determined 

by factors such as type and size of development, sensitivity of the wetland resource to edge effects, topography, 

and the need for upland transition (City of San Diego 2018a). There are no set buffer widths required for wetlands 

delineated outside of the coastal zone. 
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City of San Diego Biology Guidelines 

The City’s Development Services Department developed the Biology Guidelines presented in the Land Development 

Manual “to aid in the implementation and interpretation of the Environmentally Sensitive Lands Regulations (ESL), 

San Diego Land Development Code (LDC), Chapter 14, Article 3, Division 1, Section 143.0101 et seq., and the 

Open Space Residential (OP-1-1) Zone, Chapter 13, Article 1, Division 2, Section 131.0201 et seq.” (City of San 

Diego 2018a). The guidelines also provide standards for the determination of impact and mitigation under CEQA 

and the California Coastal Act. Sensitive biological resources, as defined by the ESL Regulations, include lands 

within the MHPA as well as other lands outside of the MHPA that contain wetlands; vegetation communities 

classifiable as Tier I, II, IIIA, or IIIB; habitat for rare, endangered, or threatened species; or narrow endemic species. 

The most sensitive habitats are classified as Tier I with the least sensitive classified as Tier IV, and varying mitigation 

ratios and requirements that mitigation be in tier or in kind are based on the sensitivity of the habitat being affected.  

In addition, the location of impact inside or outside of the City’s MHPA also determines where and how much 

mitigation is required, with the highest ratios being required for mitigation outside of the MHPA when project 

impacts occur within the MHPA (City of San Diego 2018a). Habitat mitigation requirements, along with seasonal 

grading restrictions, provide protections for sensitive species, with additional species-specific mitigation required 

for significant impacts to narrow endemic species. Limitations on development in the MHPA also protect wildlife 

movement corridors (e.g., linear areas of the MHPA less than 1,000 feet wide (City of San Diego 2018a). 
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2 Survey Methods and Limitations 

Data regarding biological resources present within the project site were obtained through a review of pertinent 

literature and field reconnaissance, both of which are described in detail as follows. Survey areas were determined 

based on suitable habitat for the resource for which the survey was conducted. 

2.1 Literature Review 

The following data sources were reviewed to assist with the biological resources analysis: 

 Biological Resources Constraints Assessment for the Carmel Mountain Ranch Golf Course Property (HELIX 2018) 

 U.S. Department of Agriculture Web Soil Survey (USDA 2019a) 

 CDFW California Natural Diversity Database – Special Animals List (CDFW 2019a) 

 CDFW California Natural Diversity Database – RareFind, Version 5 (CDFW 2019b) 

 The Calflora Database (Calflora 2019) 

 California Native Plant Society Inventory of Rare and Endangered Plants (CNPS 2019) 

 MSCP Subarea Plan (City of San Diego 1997) 

 San Diego Municipal Code, Land Development Code—Biology Guidelines (City of San Diego 2018a) 

 USFWS Species Occurrence Data (USFWS 2019) 

 San Diego Geographic Information Source (SanGIS) database (SanGIS 2019)  

 San Diego Natural History Museum (SDNHM 2012) 

 Aerial maps from the San Diego Association of Governments (SANDAG 2014) and Bing (Microsoft 2019) 

 Topographic maps (Google Earth 2019) 

 Draft Trails at Carmel Mountain Ranch Project Fire Fuel Load Modeling Report (Dudek 2020) 

2.2 Field Reconnaissance 

Biological field surveys for the proposed project were conducted in July and August 2019, by Dudek biologists 

Patricia Schuyler, Tricia Wotipka, and Olivia Koziel. Field surveys included vegetation and land cover mapping, 

habitat quality assessment, and jurisdictional resource delineation. Table 1 lists the survey dates, times, surveying 

biologists, and weather conditions during the survey. 

All biological surveys were conducted in accordance with the City’s Guidelines for Conducting Biological Surveys 

(Appendix II in City of San Diego 2018a). 

Table 1. Schedule of Surveys 

Date Time Personnel Purpose Conditions 

7/8/2019 08:00 a.m.–03:30 p.m. Patricia Schuyler, 

Tricia Wotipka, 

Olivia Koziel 

Jurisdictional 

delineation, vegetation 

mapping, and habitat 

assessment 

62°F–77°F; 10%–80% 

cloud cover; 0–8 mph wind 
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Table 1. Schedule of Surveys 

Date Time Personnel Purpose Conditions 

7/19/2019 08:30 a.m.–12:30 p.m. Tricia Wotipka, 

Olivia Koziel 

Jurisdictional 

delineation 

70°F–79°F; 0%–100% 

cloud cover; 0–5 mph wind 

8/8/2019 02:21 p.m.–3:23 p.m. Olivia Koziel Jurisdictional 

delineation and 

vegetation mapping 

85°F–85°F; 0% cloud 

cover; 3–10 mph wind 

8/22/2019 09:30 a.m.– 11:30 p.m. Tricia Wotipka Jurisdictional 

delineation 

87°F; 0% cc; 1–4 mph 

wind 

 

2.2.1 Resource Mapping 

Vegetation communities and land uses on and within the survey area were mapped in the field directly onto a 100-

foot-scale (1 inch = 100 feet), aerial photograph–based field map with overlay of the project survey area. Following 

completion of the fieldwork, all vegetation polygons were transferred to a topographic base and digitized using ArcGIS, 

and a geographic information system (GIS) coverage was created. Once in ArcGIS, the acreage of each vegetation 

community and land cover present within the project site was determined.  

Pursuant to the Biology Guidelines (City of San Diego 2018a) the vegetation community and land cover mapping 

follows the Draft Vegetation Communities of San Diego County (Oberbauer et al. 2008), which is based on the 

Preliminary Descriptions of the Terrestrial Natural Communities of California (Holland 1986). These habitats were 

then cross-walked to their corresponding community in the City's Biology Guidelines (City of San Diego 2018a). 

Areas within the project site supporting less than 30% native plant species cover were mapped as disturbed land, 

and areas supporting at least 20% native plant species, but fewer than 50% native cover, were mapped as a 

disturbed native vegetation community (e.g., disturbed coastal sage scrub). 

2.2.2 Flora and Fauna 

The plant species encountered during the field survey were identified and recorded directly into a field notebook. Plant 

species that could not be identified immediately were brought into the laboratory for further investigation. A compiled 

list of plant species observed in the proposed project site is presented in Appendix A, Plant Compendium. Latin and 

common names follow the Checklist of the Vascular Plants of San Diego County, 5th Edition (Rebman and Simpson 

2014). Where the scientific name listed in Rebman and Simpson (2014) differs from the name currently recognized 

by the Jepson Interchange List of Currently Accepted Names of Native and Naturalized Plants of California (Jepson 

Flora Project 2018) or that listed in the California Native Plant Society’s Inventory of Rare and Endangered Plants 

(CNPS 2019), the synonym is included in brackets following the name listed in Rebman and Simpson (2014). 

Wildlife species detected during the field survey by sight, calls, tracks, scat, or other signs were recorded directly 

onto a field notebook. Latin and common names of any animals detected follow Crother (2012) for reptiles and 

amphibians, American Ornithologists’ Union (AOU) (2017) for birds, Wilson and Reeder (2005) for mammals, and 

North American Butterfly Association (NABA) (2016) or SDNHM (2002) for butterflies. In addition to species actually 

detected during the surveys, expected wildlife use of the project site was determined by known habitat preferences 

of local species and knowledge of their relative distributions in the area. A list of wildlife species observed in the 

project site is presented in Appendix B, Wildlife Compendium. 



BIOLOGICAL TECHNICAL REPORT FOR TRAILS AT CARMEL MOUNTAIN RANCH PROJECT 

  12046 

 9 August 2020 
 

2.2.3 Jurisdictional Resource Delineation 

Dudek biologists completed a formal jurisdictional resource delineation in July 2019, which delineated the extent 

of jurisdictional features in the project site. The delineation defined areas under the jurisdiction of the CDFW 

pursuant to Sections 1600–1603 of the California Fish and Game Code; under the jurisdiction of the ACOE pursuant 

to Section 404 of the federal CWA; under the jurisdiction of RWQCB pursuant to CWA Section 401 and the Porter–

Cologne Act; and wetlands defined under the Biology Guidelines (City of San Diego 2018a). Collectively, areas under 

the jurisdiction of one or all of the resource agencies (ACOE, RWQCB, and CDFW), and/or the City are termed 

jurisdictional resources.  

Specifically, the methodology used for each jurisdiction or regulating agency, including the ACOE, CDFW, RWQCB, and 

the City is described as follows. The ACOE wetlands delineation was performed in accordance with the 1987 ACOE 

Wetlands Delineation Manual (ACOE 1987), the Regional Supplement to the Corps of Engineers Wetland Delineation 

Manual: Arid West Region (ACOE 2008), the Updated Datasheet for the Identification of the Ordinary High Water Mark 

(OHWM) in the Arid West Region of the Western United States (ACOE 2010), and guidance provided by the ACOE and 

U.S. Environmental Protection Agency on the geographic extent of jurisdiction based on the U.S. Supreme Court’s 

interpretation of the CWA (ACOE and EPA 2008).  

Pursuant to Section 404 of the CWA, ACOE regulates the discharge of dredged and/or fill material into “waters of the 

United States.” The term “wetlands” (a subset of waters of the United States) is defined in 33 Code of Federal 

Regulations (CFR) 328.3(b) as “those areas that are inundated or saturated by surface or ground water at a frequency 

and duration sufficient to support, and that under normal circumstances do support, a prevalence of vegetation 

typically adapted for life in saturated soil conditions. Wetlands generally include swamps, marshes, bogs, and similar 

areas.” In the absence of wetlands, the limits of ACOE jurisdiction in non-tidal waters, such as intermittent streams, 

extend to the “ordinary high water mark,” which is defined in 33 CFR 328.3(e). 

The ACOE and RWQCB, pursuant to the federal CWA, regulate all areas supporting all three wetlands criteria as 

“wetlands” described in the ACOE manual: hydric soils, hydrology, and hydrophytic vegetation. Wetland statuses of 

plant species to assist in determining if hydrophytic vegetation is present is outlined in The National Wetland Plant 

List: 2016 wetland ratings (Lichvar et al. 2016). The RWQCB may also take jurisdiction over surface waters lacking 

ACOE regulation pursuant to the state Porter–Cologne Water Quality Control Act. These areas generally include areas 

with at least one of the three wetlands indicators but that are isolated from a tributary of navigable water through lack 

of evidence of surface water hydrology.  

A predominance of hydrophytic vegetation, usually associated with a stream channel, was used to determine CDFW-

regulated riparian areas. Streambeds under the jurisdiction of CDFW were delineated using the Cowardin method of 

waters classification, which defines waters boundaries by a single parameter (i.e., hydric soils, hydrophytic vegetation, 

or hydrology).  

The City’s definition of wetlands is broader than the definition applied by the ACOE. Under the City’s definition, 

wetlands can include vegetation communities such as freshwater marsh, riparian forest, riparian scrub, or vernal 

pools. They may also include areas that have hydric soil or wetland hydrology, but human activities have resulted 

in a lack of hydrophytic vegetation (e.g., channelized streambeds) or recurring natural events (City of San Diego 

2018a). However, “seasonal drainage patterns that are sufficient enough to etch the landscape (i.e., 

ephemeral/intermittent drainages) may not be sufficient enough to support wetland dependent vegetation. These 

types of drainages would not satisfy the City’s wetland definition unless wetland dependent vegetation is either 

present in the drainage or lacking due to past human activities.  
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To assist in the determination of jurisdictional areas within the project site, data was collected at four locations (i.e., 

data stations) using wetland determination data forms (Appendix E, Jurisdictional Delineation Report for the Trails 

at Carmel Mountain Ranch Project). Hydrology, vegetation, and soils were assessed and data were collected and 

captured on approved ACOE forms. The location of data stations was collected using a Trimble GeoXT handheld 

GPS unit with sub-meter accuracy. Potential jurisdictional areas were digitized in GIS based on the GPS data 

collected in the field and data collected directly onto field maps into a project-specific GIS using ArcGIS software. 

An Aquatic Resource Delineation Report is provided in Appendix E.  

2.3 Survey Limitations 

Site visits were conducted during daylight hours. The proposed project would not result in direct impacts to habitat 

supporting special-status plant and wildlife species, therefore focused plant or wildlife surveys were not conducted. 

There were no incidental sightings of special-status plant species during the 2018 (HELIX) or 2019 site visits and 

no special-status plant species are expected to occur within the proposed impact area due to the level of habitat 

disturbance on the former golf course. A list of plant and wildlife species observed by Dudek during the 2019 site 

visits is included in this report (Appendix A and Appendix B). Complete inventories of biological resources present 

on a site often require numerous focused surveys at different times of day during different seasons. Some species 

such as annual plants are present in only spring or summer, and nocturnal animals are difficult to detect during the 

day. Other species may be present in such low numbers that they could be missed. Due to such timing and seasonal 

variations, survey results are not an absolute list of all species that the project site may support. Sensitive species 

with potential to occur are described in Section 3.2.5, Special-Status Plants, and Section 3.2.6, Sensitive Wildlife, 

of this report, and in Appendices C and D, respectively. 
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3 Results 

3.1 Physical Characteristics 

The proposed project site encompasses the previous Carmel Mountain Ranch Country Club property located in 

northeast San Diego County. Current land uses immediately surrounding the proposed project include single-

family residential development, neighborhood streets, a community park, and freeways. Portions of Chicarita 

Creek (a north–south-trending tributary to Los Peñasquitos Creek) are located within the southwestern corner of 

the project site (Figures 2a and 2b). An unnamed north–south-trending tributary to Los Peñasquitos Creek is 

located in the northeast corner of the project site (Figure 2i, 2j, and 2k). These two features were discernible in 

historic aerial imagery dating as far back as 1953 (NETR 2019). Two additional wetland features are located within 

the project site. These features include one centrally located wetland feature (Figure 2f) and two isolated ponded 

features located in the southeast corner of the project site (Figure 2m). 

The elevations in the project site range from approximately 532 feet above mean sea level (AMSL) in the southwest 

of the project site near I-15 Freeway to approximately 810 feet AMSL near the estate clubhouse near the center of 

the project site.  

According to the Natural Resources Conservation Service, Soil Survey, 10 soil types were mapped in the project site 

(Table 2) (USDA 2019a):  

Table 2. Soils within the Project site 

Soil Category Soil Description Hydric Rating Acreage 

Altamont clay Altamont clay, 15% to 30% slopes No 7.12 

Cieneba coarse sandy loam Cieneba coarse sandy loam, 15 to 30% slopes, 

eroded 

No 3.38 

Cieneba rocky coarse sandy 

loam 

Cieneba rocky coarse sandy loam, 9 to 30% slopes, 

eroded 

No 11.02 

Diablo clay Diablo clay, 2% to 9% slopes No 3.77 

Diablo clay, 9% to 15% slopes No 32.92 

Diablo clay, 15% to 30% slopes, eroded No 3.02 

Diablo-Olivenhain complex Diablo-Olivenhain, 9% to 30% slopes No 24.65 

Escondido Escondido very fine sandy loam, 5 to 9% slopes No 8.92 

Fallbrook Fallbrook rock sandy loam, 9 to 30% slopes No 1.34 

Linne clay Linne clay loam, 9% to 30% slopes No 12.72 

Olivenhain cobbly loam Olivenhain cobbly loam, 2% to 9% slopes Yes 15.88 

Olivenhain cobbly loam, 9% to 30% slopes Yes 13.33 

Ramona sandy loam Ramona sandy loam, 2 to 5% slopes No 10.37 

Ramona sandy loam, 5 to 9% slopes No 4.80 

Salinas clay loam Salinas clay loam, 2 to 9% slopes No 2.89 

San Miguel-Exchequer rocky 

silt loams 

San Miguel-Exchequer rocky silt loams, 9% to 70% 

slopes 

No 4.29 

Wyman loam Wyman loam, 2 to 5% slopes No 0.0002 

Wyman loam, 5 to 9% slopes No 4.07 

Total 164.5 

Note: The hydric soils are indicated by shading (USDA 2018b). 
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3.2 Biological Resources 

The following discussion describes the existing biological conditions within the proposed project site, provided as 

biological resource descriptions.  

3.2.1 Vegetation Communities and Land Cover Types  

The vegetation communities and land covers were mapped according to Oberbauer et al. (2008). These habitats 

were then identified by their corresponding community as listed the City Biology Guidelines (City of San Diego 

2018a). A total of 13 vegetation communities (11 native and 2 non-native) and 2 land cover types were identified 

within the project site: coastal sage scrub, coastal sage scrub (disturbed), coastal sage scrub (Baccharis-

dominated), coastal and valley freshwater marsh, disturbed habitat, disturbed wetland, eucalyptus woodland, 

southern arroyo willow riparian forest, southern coast live oak riparian forest, southern cottonwood–willow riparian 

forest, southern sycamore–alder riparian woodland, southern willow scrub (disturbed), southern willow scrub, and 

undifferentiated open woodland (Tables 3a and 3b).  

In addition, 2 land covers are located within the project site: developed land/disturbed habitat and unvegetated 

channel (Tables 3a and 3b). The golf course contains areas of hardscape such as golf cart pathways, along with 

areas of landscaping and native habitat. The areas associated with the golf course (planted trees and other 

landscaping, fallowed greens, and hardscape) are all grouped under the category developed/disturbed habitat. Any 

area with native habitat was mapped according to Oberbauer et al. (2008). 

The vegetation communities and land cover types recorded in the project site acreages are presented in Table 3a 

and Table 3b and their spatial distributions are presented on Figure 2. Biological Resources Overview Map, and 

Figures 2a–2m, Biological Resources. Table 3a summarizes the acreages of upland vegetation communities while 

Table 3b summarizes wetland vegetation acreages. Acreages shown in Tables 3a and 3b account for the entire 

project site, which encompasses 164.52 acres. Also included in Table 3a are the sensitivity designations of each 

vegetation community according to the tiers described in the City’s Biology Guidelines (City of San Diego 2018a).  

Table 3a. Upland Vegetation Communities and Land Cover Types in the Project Site 

Vegetation Community/ 

Land Cover Type 

City of San Diego Biology  

Guidelines Vegetation 

Community Subarea Plan Tier Acreage 

Native Vegetation Communities 

Coastal Sage Scrub Coastal Sage Scrub II 3.35 

Disturbed Coastal Sage Scrub Coastal Sage Scrub II 0.48 

Coastal Sage Scrub (Baccharis-dominated) Coastal Sage Scrub II 1.79 

Undifferentiated Open Woodland Oak Woodland I 0.42 

Southern Sycamore–Alder Riparian Woodlandb Ornamental Plantings IV 0.16 

Non-Native Vegetation Communities and Land Covers 

Developed Land/Disturbed Habitat Disturbed Land N/A–IVa 151.76 

Eucalyptus Woodland Eucalyptus Woodland IV 0.27 

Totalc 158.22 

Note: 
a Disturbed habitat is considered a Tier IV habitat per the City’s Biology Guidelines and developed land does not have a 

habitat tier. 
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b This habitat type would normally be considered a Wetland in the City’s Biology Guidelines (City of San Diego 2018a); however, 

this is an artificially created wetland in a historically non-wetland area.  
c Total may not sum precisely due to rounding. 

Table 3b. Wetland Vegetation Communities and Land Cover Types in the Project Site 

Vegetation Community/ 

Land Cover Type 

City of San Diego Biology  

Guidelines Vegetation Community 

Subarea Plan 

Designationa Acreage 

Native Vegetation Communities 

Coastal and Valley Freshwater 

Marsh 

Freshwater Marsh Wetland 1.48 

Southern Arroyo Willow Riparian 

Forest 

Riparian Forest or Woodland Wetland 2.24 

Southern Coast Live Oak Riparian 

Forest 

Riparian Forest or Woodland Wetland 0.08 

Southern Cottonwood–Willow 

Riparian Forest 

Riparian Forest or Woodland Wetland 1.38 

Disturbed Southern Willow Scrub Riparian Scrub Wetland 0.19 

Southern Willow Scrub Riparian Scrub Wetland 0.47 

Unvegetated Channel Natural Flood Channel Wetland 0.36 

Non-Native Vegetation Communities and Land Covers 

Disturbed Wetland Disturbed Wetlands Wetland 0.09 

Total 6.29 

Note: 
a Source: City of San Diego 2018a.  

3.2.1.1 Coastal Sage Scrub (including disturbed variety) 

Coastal sage scrub is a native vegetation community that, according to Oberbauer et al. (2008), is composed of a 

variety of soft, low, aromatic shrubs, characteristically dominated by drought-deciduous species—such as California 

sagebrush (Artemisia californica), California buckwheat (Eriogonum fasciculatum), and sages (Salvia spp.)—with 

scattered evergreen shrubs, including lemonade sumac (Rhus integrifolia) and laurel sumac (Malosma laurina).  

Coastal sage scrub occupies a total of 3.83 acres within the project site (Figures 2a, 2b, 2i, and 2j). This 

vegetation community occurs primarily on the western side of the project site adjacent to riparian areas along 

Chicarita Creek. One area of disturbed coastal sage scrub was mapped along the southern boundary of the 

project site, and is largely comprised of coastal deerweed (Acmispon glaber var. glaber), California buckwheat, 

and heavy cover of black mustard (Brassica nigra). Coastal sage scrub (including disturbed forms) is considered 

a Tier II habitat by the City’s Biology Guidelines (City of San Diego 2018a). 

3.2.1.2 Coastal Sage Scrub (Baccharis-dominated) 

Coastal sage scrub (Baccharis-dominated) is a native vegetation community that, according to Oberbauer et al. 

(2008), typically occurs in nutrient-poor soils and is composed primarily of broom baccharis (Baccharis sarothroides) 

or coyote bush (Baccharis pilularis). Other drought-deciduous species may also be sparsely intermixed—such as 

California sagebrush, California buckwheat, and saw toothed goldenbush (Hazardia squarrosa).  
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Coastal sage scrub (Baccharis-dominated) occupies a total of 1.79 acres within the project site (Figures 2a, 2b, 2c, 

2j, and 2k). This community is found in patches along Chicarita Creek and a small area is mapped on the eastern edge 

of the project site and is associated with a larger area of coastal sage scrub located off site. The City’s Biology 

Guidelines (City of San Diego 2018a) do not distinguish between this variety and general coastal sage scrub, therefore 

it is considered a Tier II habitat. 

3.2.1.3 Undifferentiated Open Woodland 

According to Oberbauer et al. (2008), undifferentiated open woodland is characterized by a fairly open canopy 

including oak trees (Quercus spp.) and other plant species, where species composition is generally unknown but 

the structural characteristics of the vegetation is known.  

Undifferentiated open woodland was mapped along a disturbed portion of Chicarita Creek and occupies 0.42 acres 

within the project site (Figure 2a). The community contained coast live oaks, ornamental pines, California bay, eucalyptus 

trees and laurel sumac. The area could be a remnant of native habitat associated with Chicarita Creek and was 

therefore not included in the developed land/disturbed category. Undifferentiated open woodland is not included in 

the City’s Biology Guidelines. However, due to the presence of oak trees within this vegetation community, this area 

could be considered a Tier I habitat by the City’s Biology Guidelines. 

3.2.1.4 Developed Land/Disturbed Habitat 

According to Oberbauer et al. (2008), urban/developed land represents areas that have been constructed upon or 

otherwise physically altered to an extent that native vegetation communities are not supported. This land cover type 

generally consists of semi-permanent structures, homes, parking lots, pavement or hardscape, and landscaped 

areas that require maintenance and irrigation (e.g., ornamental greenbelts). Typically, this land cover type is 

unvegetated or supports a variety of ornamental plants and landscaping. According to Oberbauer et al. (2008), 

disturbed land (disturbed habitat) refers to areas that are not developed yet lack vegetation, and generally are the 

result of severe or repeated mechanical perturbation.  

Areas mapped as developed land/disturbed habitat occupy 151.76 acres of the project site. These areas occupy 

a majority of the project site (92%), and consist of all graded and previously maintained areas of the golf course 

as well as ornamental plantings and landscaping associated with the golf course and fuel modification zones 

between the golf course and adjacent housing. Since these two land covers overlap frequently throughout the 

project site they, developed land and disturbed habitat, were not mapped separately. Figures 2a through 2m 

only show habitat other than developed land/disturbed habitat. Disturbed habitat is considered a Tier IV habitat 

per the City’s Biology Guidelines (City of San Diego 2018a) and development lands (ornamental plantings) does 

not have a habitat tier.  

3.2.1.5 Eucalyptus Woodland 

According to Oberbauer et al. (2008), eucalyptus woodland is a “naturalized” vegetation community that is fairly 

widespread in Southern California. It typically consists of monotypic stands of introduced Australian-introduced trees 

from the genus Eucalyptus that might consist of a variety of subspecies. The understory is either depauperate or 

absent due to high leaf litter, which restricts growth in understory as a result of high levels of allelochemicals. Although 

eucalyptus woodlands are of limited value to most native plants and animals, they frequently provide nesting and 

perching sites for several raptor species.  
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Areas mapped as eucalyptus woodland occupy 0.27 acres within the project site and are mapped in the western 

portion of the project site along Chicarita Creek (Figures 2a–2c). These stands of eucalyptus woodland were 

mapped because they are directly associated with Chicarita Creek. Eucalyptus trees also occur within the golf 

course but area mapped as developed/disturbed. Eucalyptus woodland is considered a Tier IV habitat per the City’s 

Biology Guidelines (City of San Diego 2018a). 

3.2.1.6 Coastal and Valley Freshwater Marsh 

According to Oberbauer et al. (2008), coastal and Valley freshwater marsh is a wetland habitat type that develops 

where the water table is at or just above the ground surface, such as around the margins of lakes, ponds, slow-

moving streams, ditches, and seepages. Due to being permanently flooded by fresh water, there is an 

accumulation of deep, peaty soils. It typically is dominated by species such as cattail (Typha spp.), sedge (Carex 

spp.), and bulrush (Scirpus sp.).  

The areas mapped as coastal and valley freshwater marsh occupy 1.48 acres within the project site and are mapped 

along Chicarita Creek, and also in the east and southeast portions of the project site associated with unnamed 

stream channels (Figures 2a–2c, 2i, 2j, 2l, and 2m). These areas are described in detail in the Aquatic Resource 

Delineation Report provided in Appendix E. The City’s Biology Guidelines (City of San Diego 2018a) do not 

distinguish between coastal and valley freshwater marsh and general freshwater marsh, therefore all marsh land 

is classified as a wetland habitat. 

3.2.1.7 Disturbed Wetland 

Disturbed wetlands are areas permanently or periodically inundated by water that have been substantially modified by 

human activity. Disturbed wetland (Palm-dominated) refers to a vegetation community that often consists of monotypic 

stands of palm species (Arecaceae) such as Washington fan palm (Washingtonia robusta) or canary date palm (Phoenix 

canariensis). Some other characteristic non-native species may also be sparsely intermixed including giant reed (Arundo 

donax), tamarisk (Tamarix spp.), pampas grass (Cortaderia spp.), and Bermuda grass (Cynodon dactylon).  

The areas mapped as disturbed wetland occupy 0.09 acres within the project site and occur as a small pocket located 

on the eastern edge of the project site (Figure 2k). This area is described in detail in the Aquatic Resource Delineation 

Report provided in Appendix E. Per the City’s Biology Guidelines (City of San Diego 2018a), disturbed wetland is 

classified as a wetland habitat. 

3.2.1.8 Southern Willow Riparian Forest 

Southern willow riparian forest is a vegetation community dominated by broad-leafed willow trees, often tall, with a closed 

or nearly closed canopy, which may have an understory of shrubby willows (Oberbauer et al. 2008). Dominant species 

are often arroyo willow (Salix lasiolepis) and Goodding’s black willow (Salix gooddingii). Other species besides willows 

that might also found in southern willow riparian forest communities include Douglas’ sagewort (Artemisia douglasiana), 

mulefat (Baccharis salicifolia), manroot (Marah macrocarpus), western sycamore, Fremont cottonwood, black 

cottonwood (Populus trichocarpa), and narrowleaf willow (Salix exigua), (Oberbauer et al. 2008).  

The area mapped as southern willow riparian forest occupies 2.24 acres within the project site and occurs primarily 

along Chicarita Creek (Figures 2a–2c) but also occurs along a small developing channel (Figures 2e and 2f), and in 

isolated patches at Units 12 and 13 (Figure 2m) . Within the project site, this vegetation community is dominated 

by arroyo willow and is mapped as southern arroyo willow riparian forest. This area is described in detail in the 
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Aquatic Resource Delineation Report is provided in Appendix E. The City’s Biology Guidelines (City of San Diego 

2018a) do not distinguish between southern willow riparian forest and general riparian forest, therefore all riparian 

forest is classified as a wetland habitat. 

3.2.1.9 Southern Coast Live Oak Riparian Forest 

Southern coast live oak riparian forest is characterized as locally dense evergreen sclerophyllous riparian woodland 

dominated by coast live oak (Quercus agrifolia). This community is typically richer in herbaceous plants and poorer in 

shrubs than other riparian communities. Some other characteristic species that may occur include Douglas’ sagewort, 

toyon (Heteromeles arbutifolia), manroot, and poison oak (Toxicodendron diversilobum), (Oberbauer et al. 2008).  

The area mapped as southern coast live oak riparian forest occupies 0.08 acres within the project site and occurs in only 

one small area along the stretch of Chicarita Creek in the western section of the project site (Figure 2b). This area is 

described in detail in the Aquatic Resource Delineation Report provided in Appendix E. The City’s Biology Guidelines 

(City of San Diego 2018a) do not distinguish southern coast live oak riparian forest and general riparian forest, therefore 

all forest land is classified as a wetland habitat. 

3.2.1.10 Southern Cottonwood–Willow Riparian Forest 

Southern cottonwood–willow riparian forest is characterized as an open, broad-leafed, winter-deciduous riparian forest 

dominated by Fremont’s cottonwood (Populus fremontii), and several tree willows. The understory is usually shrubby 

willows (Oberbauer et al. 2008). Other species that might also found in southern cottonwood–willow riparian forest 

communities include Douglas’ sagewort, mulefat, manroot, western sycamore (Platanus racemosa), Gooding’s willow, 

and arroyo willow (Oberbauer et al. 2008).  

The area mapped as southern cottonwood–willow riparian forest occupies 1.38 acres within the project site and 

occurs in two areas, one associated with Chicarita Creek (Figures 2a–2c) and the other associated with the 

unnamed channel along the eastern boundary of the project site (Figure 2j). These areas are described in detail in 

the Aquatic Resource Delineation Report provided in Appendix E. The City’s Biology Guidelines (City of San Diego 

2018a) do not distinguish between southern cottonwood–willow riparian forest and general riparian forest, 

therefore all forest land is classified as a wetland habitat. 

3.2.1.11 Southern Sycamore–Alder Riparian Woodland 

Southern sycamore–alder riparian woodland is described by Oberbauer et al. (2008) as a tall, open, broad-leafed, winter-

deciduous streamside woodland dominated by well-spaced western sycamore and often also white alder (Alnus 

rhombifolia). Seldom forming closed canopy forests, these stands may appear as trees scattered in a shrubby thicket of 

sclerophyllous and deciduous species and are subject to seasonally high-intensity flooding. Characteristic species of this 

habitat type include California mugwort, coast live oak, California blackberry (Rubus ursinus), California laurel 

(Umbellularia californica), and stinging nettle (Urtica dioica).  

The area mapped as southern sycamore–alder riparian woodland occupies 0.16 acres within the project site and 

occurs within the eastern portion of the project site (Figure 2k). This area consists primarily of western sycamore, is 

not associated with hydrologic indicators, and appears to have been planted as ornamental plantings in association with 

the golf course. The intent of the City’s Biology Guidelines (City of San Diego 2018a) is not to regulate artificially 

created wetlands in historically non-wetland areas. Therefore, since the area mapped as sycamore–alder riparian 
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woodland has not been delineated as a wetland by ACOE or CDFW and was artificially created, it would not be 

considered a City wetland.  

3.2.1.12 Southern Willow Scrub (including disturbed variety) 

According to Oberbauer et al. (2008), southern willow scrub has been described as a dense, broad-leafed, winter-

deciduous riparian thicket dominated by several species of willow (Salix spp.), with scattered emergent Fremont 

cottonwood and western sycamore. Most stands are too dense to allow much understory development. This habitat is 

considered seral due to repeated disturbance/flooding and is therefore unable to develop into the taller southern 

cottonwood willow riparian forest.  

The areas mapped as southern willow scrub, including disturbed southern willow scrub, occupy 0.19 acres within 

the project site and occur in the southern portion (Figure 2l and 2m) and in one small drainage in the central portion 

of the project site (Figure 2e and 2f). These areas are described in detail in the Aquatic Resource Delineation Report 

provided in Appendix E. The City’s Biology Guidelines (City of San Diego 2018a) do not distinguish between this 

variety and general riparian scrub, therefore all riparian scrub is classified as a wetland habitat. 

3.2.1.13 Unvegetated Channel 

According to Oberbauer et al. (2008), unvegetated channel (or stream channel) refers to ephemeral and intermittent 

stream channels that are barren or sparsely vegetated, and thus do not fit into other wetland habitat categories. 

The lack of vegetation may be due to the scouring effects of floods, or man-caused vegetation removal for flood 

control, access, or other purposes. 

The area mapped as unvegetated channel occupies 0.36 acres within the project site and includes one channel in 

the northwestern section of the project site; it is a part of Chicarita Creek, which occurs within the golf course (Figure 

2a). According to the City’s Biology Guidelines (City of San Diego 2018a), since this channel appears to have been 

disturbed by golf course development and is likely lacking wetland dependent vegetation due to these activities, 

the channel would be considered a City wetland.  

3.2.2 Jurisdictional Resources  

Hydrology, vegetation, and soils were examined at four geographically distinct sampling locations, and results were 

recorded on wetland determination data forms to determine the presence or absence of wetland field indicators. 

The overall project site was assessed for evidence of an ordinary high water mark, hydrology indicators, wetland 

vegetation, and nexus to Traditional Navigable Waters of the United States. The extent of jurisdictional features was 

determined in the field by collecting data using a GPS unit and aerial field maps; these shapes were transferred to 

topographic base, and a GIS coverage was created. A detailed explanation of the jurisdictional resources recorded 

within the project site is provided in Appendix E, Aquatic Resource Delineation Report. Figure 2 shows the extent of 

these jurisdictional boundaries within the project site and in relation to the proposed project impact area. 

3.2.2.1 Results of the Jurisdictional Resource Delineation 

A total of 6.44 acres of jurisdictional resources (i.e., features) were mapped during the formal delineation conducted 

within the project site, and are summarized in Table 4. Section 2.2.3 describes how the features were defined and 

how jurisdiction between the agencies was determined. One vegetation community mapped on site, southern 
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sycamore–alder riparian woodland would typically classified through the City’s Biological Guidelines as a wetland 

habitat since it would fall under the general category of riparian woodland; however, the sycamore trees within this 

community are rooted far upslope from the adjacent disturbed wetland and unnamed stream channel, and appear 

to have been planted as landscaping for the golf course. Thus this area of southern sycamore–alder riparian 

woodland would have been artificially created is not a jurisdictional wetland nor is it included in the 6.44 acres of 

jurisdictional resources within the project site.  

Table 4 presents jurisdictional resources presented by jurisdiction (Figures 2 and 2a–2m), and includes the Feature 

ID’s of each delineated jurisdictional resources. These jurisdictional resources include a total of 5.12 acres of ACOE 

wetlands and 0.43 acres of ACOE non-wetland waters, 5.93 acres of RWQCB wetlands and 0.51 acres of RWQCB 

non-wetland waters, 5.93 acres of CDFW wetlands and 0.51 of CDFW non-wetland waters, and 6.29 acres of City 

Wetlands (Table 4).  

ACOE, RWQCB, CDFW, and City regulated wetland waters are comprised of freshwater marsh (coastal and valley 

freshwater marsh), disturbed wetland, and riparian forest (southern arroyo willow forest, southern coast live oak 

forest, and southern cottonwood–willow riparian forest). Isolated wetland waters regulated by RWQCB, CDFW and 

City include freshwater marsh (coastal and valley freshwater marsh) and riparian scrub (southern willow scrub and 

disturbed southern willow scrub). These areas generally include areas with at least one of the three wetlands 

indicators but that are isolated from a tributary of navigable water through lack of evidence of surface water 

hydrology (see Section 1.3, Regional Resource Planning Context, for the definition of City wetlands).  

Non-wetland waters within the project site under the jurisdiction of all three resource agencies (CDFW, RWQCB, and 

ACOE) and the City include an unvegetated stream channel associated with Chicarita Creek. Chicarita Creek is 

regulated by the City as a wetland due to the presence of wetland vegetation and year-round water flow. There are 

earthen and concrete-lined non-wetland waters located throughout the project site that are under the jurisdiction 

of ACOE, RWQCB, and CDFW only. In addition, there are isolated earthen and concrete-lined non-wetland waters 

under the jurisdiction of RWQCB and CDFW. None of these features are regulated by the City as wetlands.  

Table 4. Jurisdictional Resources Mapped within the Project Site 

Jurisdictional Resource 

Feature ID 

Vegetation Communities/ Land 

Cover Types 

City of San Diego Biology Guidelines 

Vegetation Community Acreage 

ACOE 

Wetland Waters 

Features A, I, J, M, N, O Coastal and Valley Freshwater 

Marsh 

Freshwater Marsh 1.33 

Southern Arroyo Willow Riparian 

Forest 

Riparian Forest or Woodland 2.24 

Southern Coast Live Oak 

Riparian Forest 

Riparian Forest or Woodland 0.08 

Southern Cottonwood–Willow 

Riparian Forest 

Riparian Forest or Woodland 1.38 

Disturbed Wetland Disturbed Wetlands 0.09 

Wetland Waters Subtotal 5.12 

Non-wetland Waters 

Features A, H, K, L, P Disturbed habitat Disturbed Habitat 0.07 
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Jurisdictional Resource 

Feature ID 

Vegetation Communities/ Land 

Cover Types 

City of San Diego Biology Guidelines 

Vegetation Community Acreage 

Unvegetated channel Natural Flood Channel 0.36 

Non-wetland Waters Subtotal 0.43 

ACOE Total 5.55 

RWQCB 

Wetland Waters 

Features A, E, I, J, M, N, O, 

Q, R 

Coastal and Valley Freshwater 

Marsh 

Freshwater Marsh 1.48 

Southern Arroyo Willow Riparian 

Forest 

Riparian Forest or Woodland 2.24 

Southern Coast Live Oak 

Riparian Forest 

Riparian Forest or Woodland 0.08 

Southern Cottonwood–Willow 

Riparian Forest 

Riparian Forest or Woodland 1.38 

Southern Willow Scrub Riparian Scrub 0.47 

Disturbed Southern Willow 

Scrub 

Riparian Scrub 0.19 

Disturbed Wetland Disturbed Wetlands 0.09 

Wetland Waters Subtotal 5.93 

Non-wetland Waters 

Features A, B, C, D, F, G, 

H, K, L, P  

Disturbed habitat Disturbed Habitat 0.15 

Unvegetated channel Natural Flood Channel 0.36 

Non-wetland Waters Subtotal 0.51 

 RWQCB Total 6.44 

CDFW 

Riparian Habitat 

Features A, E, I, J, M, N, O, 

Q, R 

Coastal and Valley Freshwater 

Marsh 

Freshwater Marsh 1.48 

Southern Arroyo Willow Riparian 

Forest 

Riparian Forest or Woodland 2.24 

Southern Coast Live Oak 

Riparian Forest 

Riparian Forest or Woodland 0.08 

Southern Cottonwood–Willow 

Riparian Forest 

Riparian Forest or Woodland 1.38 

Southern Willow Scrub Riparian Scrub 0.47 

Disturbed Southern Willow 

Scrub 

Riparian Scrub 0.19 

Disturbed Wetland Disturbed Wetlands 0.09 

Riparian Habitat Subtotal 5.93 

Streambed 

Features A, B, C, D, F, G, 

H, K, L, P  

Disturbed habitat Disturbed Habitat 0.15 

Unvegetated channel Natural Flood Channel 0.36 

Streambed Subtotal 0.51 

 CDFW Total 6.44 
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Jurisdictional Resource 

Feature ID 

Vegetation Communities/ Land 

Cover Types 

City of San Diego Biology Guidelines 

Vegetation Community Acreage 

City 

Wetlands 

Features A, E, I, J, M, N, O, 

Q, R 

Coastal and Valley Freshwater 

Marsh 

Freshwater Marsh 1.48 

Southern Arroyo Willow Riparian 

Forest 

Riparian Forest or Woodland 2.24 

Southern Coast Live Oak 

Riparian Forest 

Riparian Forest or Woodland 0.08 

Southern Cottonwood–Willow 

Riparian Forest 

Riparian Forest or Woodland 1.38 

Southern Willow Scrub Riparian Scrub 0.47 

Disturbed Southern Willow 

Scrub 

Riparian Scrub 0.19 

Disturbed Wetland Disturbed Wetlands 0.09 

Unvegetated channel Natural Flood Channel 0.36 

Wetlands 6.29 

City Total 6.29 

 

3.2.2.2 City Wetlands 

Wetlands regulated by the City of San Diego occur throughout the project site. This section provides additional detail 

regarding the City wetlands within the project site. City regulated wetlands are identified as Features A, E, I, J, M, N, 

O, Q, and R on Figures 2 and 2a–2m. The delineation of these features are described in Appendix E.  

Chicarita Creek - Feature A 

Feature A refers to Chicarita Creek as shown on Figures 2a and 2b. Chicarita Creek is a north–south trending perennial 

blue-line stream that connects with Los Peñasquitos Creek and eventually on to Los Peñasquitos Lagoon, where flows 

discharge directly into the Pacific Ocean, a traditional navigable water, approximately 13 river miles downstream and 

southwest of the project site. Chicarita Creek supports a combination of perennial and intermittent surface flows within 

a well-defined, riparian-vegetated streambed. Historical imagery suggests that the reach was modified in the late 1980s 

as part of the golf course development, but it is still meandering along the general same historic alignment seen as far 

back as 1953 (NETR 2019). Chicarita Creek supports areas mapped as southern willow riparian forest, freshwater marsh 

and southern sycamore–alder riparian woodland. See Section 3.2.1 for descriptions of each of these vegetation 

communities. The entire span of Chicarita Creek is a City wetlands, including the portion mapped as unvegetated 

channel. According to the City’s Biology Guidelines (City of San Diego 2018a), since this channel appears to have been 

disturbed by golf course development and is likely lacking wetland dependent vegetation due to these activities, the 

channel would be considered a City wetland. 
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Central Wetland Feature (Feature E) 

Feature E refers to a narrow, meandering channel that originates from a small, 6- to 8-inch-diameter pipe and winds 

through former playing holes until it reaches a remnant golf cart path (See Figure 2e). Once the channel reaches 

the golf cart path, any flows that remain likely dissipate through evaporation. Feature E supports recently developed 

southern willow scrub vegetation with arroyo willow, Goodding’s black willow, and narrow-leaved willow saplings 

coupled with a disturbed understory comprised of pampas grass (Cortaderia selloana) and bristly ox-tongue. The 

presence of wetland vegetation within the channel make this feature a City regulated wetland. 

Unnamed tributary to Los Peñasquitos Creek (Features I, J, M, N and O) 

Features I, J, and M comprise an unnamed tributary to Los Peñasquitos Creek that was visible on historic aerial 

imagery dating as far back as 1953 (NETR 2019). Historical imagery suggests that this drainage was modified in 

the late 1980s as part of the golf course construction and residential subdivision development. Carmel Ridge Road 

bisects the tributary. The segments of the drainage that remain open continue to meander along the same general 

historic alignment. This feature is now fed solely by stormwater runoff and discharges from pipe culverts. Features 

I, J, and M are dominated by dense, nearly impassable stands of emergent hydrophytic vegetation, including cattail 

(Typha longifolia), tamarisk (Tamarix sp.), and pale spikerush (Eleocharis macrostachya).  

Features I, J, and M comprise portions of the drainage system that flows across three holes of the former golf course 

before flowing off site and southeast toward Los Peñasquitos Creek (Figures 2I, 2J and 2K). These features support 

perennial surface flows within a well-defined, highly incised, densely vegetated wetland streambed. These three features 

are City of San Diego regulated wetlands.  

Feature N is the downstream extension of Feature M (Figure 2j). Feature N supports a dense, mature stand of 

southern cottonwood willow riparian forest within an incised, well-defined streambed that flows off site to Los 

Peñasquitos Creek. Feature N tested positive for hydrophytic vegetation and hydrology (i.e., bed and bank and drift 

lines); hydric soils were not evaluated due to access constraints. However, hydric soils are assumed to be present.  

Feature O refers to a small pocket of disturbed wetlands vegetation dominated by Washington fan palm (Washingtonia 

robusta) and canary date palm (Phoenix canariensis). Some other characteristic non-native species include giant reed 

(Arundo donax), tamarisk (Tamarix spp.), pampas grass (Cortaderia selloana), and Bermuda grass (Cynodon dactylon). 

This wetland is associated with the unnamed tributary to Los Peñasquitos Creek.  

Isolated Wetlands (Features Q and R) 

Features Q and R refer to two man-made, earthen ponds that are situated near the southeast corner of the golf 

course at two former playing holes (Figure 2m). While a culvert exists connecting these two features to each other, 

there is no visible outlet to convey flows off site to downstream tributaries. Therefore, Features Q and R are 

considered to be isolated, artificially constructed wetlands. Historical imagery suggests that Feature Q was 

constructed as part of the initial golf course development in the late 1980s, while Feature R was constructed 

sometime between 1996 and 2002 as part of continued golf course modifications/improvements (HELIX 2018). 

Feature Q is dominated by a combination of freshwater emergent wetlands and disturbed southern willow scrub 

vegetation. Feature R is dominated solely by southern willow scrub vegetation. These features are considered City 

wetlands due to the dominance of wetland vegetation.  
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3.2.2.3 Wetland Buffers 

Currently, the project site consists of a golf course with no established avoidance buffers between the City 

designated wetlands and development. The golf course greens, pathways and/or landscaping directly abut the 

central wetlands, the unnamed tributary to Los Peñasquitos Creek and the isolated wetland features described in 

Section 3.2.2.2. Therefore there are no protection or transitional zones between development and these wetlands.  

 Small pockets of native upland habitat comprise the wetland buffer along Chicarita Creek. These areas occur between 

the creek and I-15. However these patches of native vegetation are not continuous along the creek due to the presence 

of golf greens and associated landscaping and trails. Residential development exists to the north and east of Chicarita 

Creek; no protection or transitional vegetation exists between development and wetlands in these areas.  

3.2.3 Floral Diversity 

A total of 40 species of native or naturalized plants, 22 native (55%) and 18 non-native (45%), were recorded during 

the biological reconnaissance survey for the project. A cumulative list of all common and sensitive plant species 

observed in the project site is provided in Appendix A of this report. 

3.2.4 Wildlife Diversity 

The project site supports habitat primarily for upland species within coastal sage scrub and disturbed habitat. These 

upland habitats also provide foraging and nesting habitat for migratory and resident bird species and other wildlife 

species. Suitable habitat for sensitive riparian species is present within riparian scrub (southern willow scrub and 

disturbed southern willow scrub), riparian forest (southern arroyo willow forest, southern coast live oak forest, 

southern cottonwood–willow forest, southern willow forest), and riparian woodland (southern sycamore–alder 

woodland) habitats. Wetland and freshwater marsh habitats (disturbed wetland, coastal and valley freshwater 

marsh) are also present within the project site and may support sensitive wetland species. The majority of riparian 

or wetland habitat suitable for supporting wildlife including sensitive riparian bird species occurs in the western 

portion of the project site associated with Chicarita Creek (Figure 2). Some of these riparian or wetland habitats are 

limited to narrow areas following drainages near the eastern boundary of the project site (Figure 2). The range of 

vegetated communities within primarily the western and eastern sections of the project site also likely provides 

cover and foraging opportunities for wildlife species, including reptiles and mammals. 

A total of 18 wildlife species, including 15 birds, 2 butterflies, and 1 mammal, were recorded during the biological 

reconnaissance surveys for the project site. Of the total 18 wildlife species observed during the reconnaissance 

survey, 1 special-status and MSCP-covered species was observed: the coastal California gnatcatcher (Polioptila 

californica californica). A cumulative list of all common and sensitive wildlife species observed in the project site 

during the 2019 surveys is provided in Appendix B of this report.  

3.2.5 Special-Status Plants 

Plant species are considered sensitive if they have been listed or proposed for listing by the federal or state government 

as rare, endangered, or threatened (“listed species”); have a California Rare Plant Rank (CRPR) of 1–4; are listed as a 

MSCP-covered species; and/or have been adopted by the City as narrow endemic. An evaluation of known records in the 

Poway quadrangle, and the surrounding quadrangles including Del Mar, Rancho Santa Fe, San Vicente Reservoir, La 

Jolla, El Cajon, La Mesa, San Pasqual, and Escondido (CDFW 2019a, 2019b; CNPS 2019; USFWS 2019) was conducted 
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to determine which species have been recorded in the project vicinity. In addition, Dudek’s knowledge of biological 

resources and regional distribution of each species, as well as elevation, habitat, and soils present within the project site 

were evaluated to determine the potential for various special-status species to occur.  

The project footprint will avoid all areas of natural habitat and sensitive vegetation communities where the species 

listed below could occur. Therefore focused rare plant surveys were not conducted.  

The potential for sensitive plant species to occur within the native habitat associated with the project site are 

described in Appendix C. Appendix C provides the primary habitat association, life form, blooming period and 

elevation range for each species that could occur within areas of native vegetation. Sensitive plant species that 

were determined to have moderate to high potential to occur within the project site include the following (none of 

which are federally or state-listed species): California adolphia (Adolphia californica), San Diego sagewort (Artemisia 

palmeri), Coulter’s saltbush (Atriplex coulteri), San Diego County viguiera (Bahiopsis laciniata), San Diego barrel 

cactus (Ferocactus viridescens), graceful tarplant (Holocarpha virgata ssp. elongata), San Diego marsh-elder (Iva 

hayesiana), southwestern spiny rush (Juncus acutus ssp. leopoldii), Brewer’s calandrinia (Calandrinia breweri), 

small-flowered morning glory (Convolvulus simulans), snake cholla (Cylindropuntia californica var. californica), 

western dichondra (Dichondra occidentalis), Palmer’s grapplinghook (Harpagonella palmeri), Robinson’s 

peppergrass (Lepidium virginicum var. robinsonii), golden-rayed pentachaeta (Pentachaeta aurea ssp. aurea), 

Nuttall’s scrub oak (Quercus dumosa), chaparral ragwort (Senecio aphanactis), San Diego County needle grass 

(Stipa diegoensis), and rush-like bristleweed (Xanthisma junceum). 

3.2.6 Sensitive Wildlife 

Sensitive wildlife species are those listed as federal/state endangered or threatened, proposed for listing, fully 

protected by CDFW, California Watch List (WL), California species of special concern (SSC), or MSCP-covered 

species. An evaluation of known records in the Poway quadrangle, and the surrounding quadrangles including Del 

Mar, Rancho Santa Fe, San Vicente Reservoir, La Jolla, El Cajon, La Mesa, San Pasqual, and Escondido (CDFW 

2019a, 2019b; CNPS 2019; USFWS 2019) was conducted. In addition, Dudek’s knowledge of biological resources 

and regional distribution of each species, as well as elevation, habitat, and soils present within the project site were 

evaluated to determine the potential for various special-status species to occur. 

As previous stated, all impacts would be concentrated in already developed/disturbed lands and the project would 

not impact native habitat that could support special-status wildlife species. As such, protocol level wildlife surveys 

have not been conducted; however sensitive wildlife species known to occur in the surrounding region, and those which 

have a potential to occur within the project site, are described in Appendix D. Sensitive wildlife species determined to 

have moderate to high potential to occur within the project site include the following: Cooper’s hawk (Accipiter cooperii), 

San Diego desert woodrat (Neotoma lepida intermedia), southern California legless lizard (Anniella stebbinsi), orange-

throated whiptail (Aspidoscelis hyperythra), Blainville’s horned lizard (Phrynosoma blainvillii), white-tailed kite (Elanus 

leucurus), coastal California gnatcatcher, yellow warbler (Setophaga petechia), least Bell’s vireo (Vireo bellii pusillus), 

northwestern San Diego pocket mouse (Chaetodipus fallax fallax), and Townsend’s big-eared bat (Corynorhinus 

townsendii). A description of species with moderate to high potential to occur, or known to occur, is provided as follows. 

Cooper’s Hawk  

Cooper’s hawk is a state Watch List and a MSCP Covered species. Cooper’s hawks inhabit live oak, riparian deciduous, 

and other forest habitats near water. Nesting and foraging usually occur near open water or riparian vegetation. Nests 

are built in dense stands with moderate crown depths, usually in second-growth conifer or deciduous riparian areas. 
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Nests in deciduous trees are typically located in crotches 20 to 50 feet above the ground; in conifers, nests are in 

horizontal branches or the main crotch. Cooper’s hawks use patchy woodlands and edges with snags for perching and 

hunting small birds, small mammals, reptiles, and amphibians (Zeiner et al. 1990a). Cooper’s hawks are diurnally 

active and year-round residents. Breeding occurs from March through August, with peak activity in May through July. 

Males defend an area about 330 feet around potential nest sites (Zeiner et al. 1990a).  

Cooper’s hawk could utilize any of the riparian woodlands in the project site for foraging or potentially for 

nesting during the breeding season.  

San Diego Desert Woodrat  

The San Diego desert woodrat is a California SSC. Desert woodrats are found in a variety of shrub and desert habitats 

and are primarily associated with rock outcroppings, boulders, cacti, or areas of dense undergrowth (Bleich 1973; 

Bleich and Schwartz 1975; Brown et al. 1972; Cameron and Rainey 1972; Thompson 1982). Desert woodrats are 

noted for their opportunistic and flexible behavior in using various materials, such as twigs and other debris (sticks, 

rocks, dung), to build elaborate dens or middens, which typically include several chambers for nesting and food as 

well as several entrances. Middens may be used by several generations of woodrats (Cameron and Rainey 1972).  

San Diego desert woodrat would most likely inhabit coastal sage scrub habitat within the project site. 

Southern California Legless Lizard 

Southern California legless lizard is a SSC species. Southern California legless lizard inhabits coastal scrub, coastal dune, 

valley-foothill, and chaparral habitat types (Zeiner et al. 1988). This species ranges from Ventura, Los Angeles, 

San Bernardino, Riverside, Orange, and San Diego Counties west of the Peninsular ranges. Southern California 

legless lizard occurs in moist warm loose soil with plant cover and uses leaf litter or rocks for cover.  

Southern California legless lizard has moderate potential to occur in suitable sparse coastal sage scrub or 

woodland habitats within the project site. 

Orange-Throated Whiptail 

Orange-throated whiptail is a state Watch List and a MSCP covered species. Orange-throated whiptail inhabits 

low-elevation coastal scrub, chamise-redshank chaparral, and valley-foothill hardwood habitats (Zeiner et al. 

1988). This species ranges from Orange, Riverside, San Bernardino, and San Diego counties west of the 

Peninsular Ranges. The orange-throated whiptail ranges in elevation from sea level to 3,410 feet (Jennings 

and Hayes 1994). This species uses dense vegetation, or other surface objects such as rocks, logs, decaying 

vegetation, and boards as cover. 

Orange-throated whiptail has moderate potential to occur in suitable coastal sage scrub habitat within the project site. 

Blainville’s Horned Lizard 

Blainville’s horned lizard is a SSC, and MSCP covered species. It is found from the Sierra Nevada foothills and 

central California to coastal Southern California. It is often associated with coastal sage scrub, especially areas 

of level to gently sloping ground with well-drained loose or sandy soil, but it can also be found in annual 

grasslands, chaparral, oak woodland, riparian woodland, and coniferous forest between 30 and 7,030 feet 

AMSL (Jennings and Hayes 1994). This reptile typically avoids dense vegetation, preferring 20% to 40% bare 

ground in its habitat. Blainville’s horned lizard can be locally abundant in areas where it occurs, with densities 
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of near 20 adults per acre. Adults are active from late March through late August, and young are active from 

August through November or December. 

Blainville’s horned lizard has moderate potential to occur in suitable coastal sage scrub habitat where soil is 

sandy within the project site. 

White-Tailed Kite 

White-tailed kite is a state Fully Protected species. White-tailed kite occurs mainly in lowlands of southern and 

northwestern cismontane California in savannah, open woodland, marshes, cultivated fields, and partially 

cleared lands (Zeiner et al. 1990a). White-tailed kite hunts in the morning and late afternoon for voles and 

mice, usually near farmlands. It is non-migratory but can be nomadic and dispersive in its movements, and 

often occurs in communal roosts (Unitt 2004). Nests are made of piled sticks and twigs and placed near the 

tops of oak, willow, or other trees near marshes and foraging areas (Zeiner et al. 1990a). 

White-tailed kit has moderate potential to forage in suitable coastal sage scrub or disturbed habitat within the 

project site. 

Coastal California Gnatcatcher  

Coastal California gnatcatcher is federally listed threatened, a SSC, and MSCP covered species. Coastal California 

gnatcatcher breeds in lower elevations (less than 500 meters or 1,640 feet) south and west of the Transverse and 

Peninsular Ranges (Atwood and Bolsinger 1992). Higher densities of this species occur in coastal San Diego and Orange 

counties, and lower densities are found in Los Angeles, Orange, western Riverside, southwestern San Bernardino, and 

inland San Diego counties (Atwood 1993; Preston et al. 1998). The coastal California gnatcatcher primarily occupies 

open coastal sage scrub habitat that is dominated by California sagebrush. This species is relatively absent from coastal 

sage scrub habitats dominated by black sage (Salvia mellifera), white sage, or sugar sumac (Rhus ovata).  

Coastal California gnatcatcher was observed by call in the coastal sage scrub habitat located off site along the 

eastern edge of the project site and then again within the project site (Figure 2). Suitable habitat located on the 

outer edges of the golf course within the project site has the potential to support the federally threatened coastal 

California gnatcatcher (Figures 2a, 2b, 2l and 2j). Good quality, well-diversified, and well-structured coastal sage 

scrub habitat mapped on the site was limited to small areas and is primarily associated with off-site habitat along 

the western and eastern edges of the project site. 

Yellow Warbler 

Yellow warbler is a USFWS Bird of Conservation Concern and SCC species. Yellow warbler inhabits riparian woodland 

in coastal and desert lowlands, montane chaparral, open ponderosa pine, and mixed conifer habitats (Zeiner et al. 

1990a). This species breeds along the coast of California west of the Sierra Nevada, and eastern California from 

Lake Tahoe south to Inyo County. Yellow warbler occurs in medium-density woodlands and forests with heavy brush 

understory, and migrates to sparse to dense woodland and forest habitats. 

Yellow warbler has moderate potential to occur within riparian woodland along Chicarita Creek. 

Least Bell’s Vireo 

Least Bell’s vireo is federally listed endangered, state listed endangered, and MSCP covered species. The breeding 

range of least Bell’s vireo includes coastal and inland Southern California (including the western edge of Southern 
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California’s southern deserts), a small area within California’s Central Valley, and extreme northern Baja California, 

Mexico. Least Bell’s vireo overwinters primarily along southern Baja California (Kus 2002). Least Bell’s vireo 

primarily occupy riverine riparian habitats along water, including dry portions of intermittent streams that typically 

provide dense cover within 1 to 2 meters (3.3 to 6.6 feet) off the ground, often adjacent to a complex, stratified 

canopy. Least Bell’s vireo nesting habitats in cismontane and coastal areas include southern willow scrub; mulefat 

scrub; arroyo willow riparian forest edge; wild blackberry thickets; and more rarely, cottonwood forest, sycamore 

alluvial woodland, and southern coast live oak riparian forest. 

Least Bell’s vireo has moderate potential to occur within riparian habitat along Chicarita Creek. 

Northwestern San Diego Pocket Mouse 

Northwestern San Diego pocket mouse is a SSC species. Northwestern San Diego pocket mouse is a subspecies 

and inhabits sandy herbaceous areas in association with rocks and course gravel (Grinnell 1933; Miller and 

Stebbins 1964). This subspecies occurs in arid coastal and desert border areas in southwestern California (Zeiner 

et al. 1990b). Typical habitats for the northwestern San Diego pocket mouse include coastal scrub, chamise-

redshank chaparral, mixed chaparral, sagebrush, desert wash, desert scrub, desert succulent shrub, pinyon-juniper, 

and annual grassland. 

Northwestern San Diego pocket mouse has moderate potential to occur in suitable coastal sage scrub habitat 

within the project site.  

Townsend’s Big-Eared Bat 

Townsend’s big-eared bat is a SSC, and MSCP covered species. Townsend’s big-eared bat inhabits mesic and riparian 

habitats throughout California (Zeiner et al. 1990b). This species requires caves, tunnels, buildings, or other built 

structures for roosting. This species hibernates in cold habitats. Townsend’s big-eared bat roosts in relatively warm site 

and in small clusters or groups of females and young, usually fewer than 100 individuals. 

Townsend’s big-eared bat has low-to-moderate potential to occur within man-made structures and riparian habitat within 

the project site. 

3.2.7 Wildlife Corridors and Habitat Linkages 

Wildlife corridors are linear features that connect large patches of natural open space and provide avenues for the 

immigration and emigration of animals. Wildlife corridors contribute to population viability by (1) assuring the 

continual exchange of genes between populations, which helps maintain genetic diversity; (2) providing access to 

adjacent habitat areas, representing additional territory for foraging and mating; (3) allowing for a greater carrying 

capacity; and (4) providing routes for colonization of habitat lands following local population extinctions or habitat 

recovery from ecological catastrophes (e.g., fires). 

Habitat linkages are patches of native habitat that function to join two larger patches of habitat. They serve as 

connections between habitat patches and help reduce the adverse effects of habitat fragmentation. Although 

individual animals may not move through a habitat linkage, the linkage does represent a potential route for gene 

flow and long-term dispersal. Habitat linkages may serve as both habitat and avenues of gene flow for small animals 

such as reptiles and amphibians. Habitat linkages may be represented by continuous patches of habitat or by 

nearby habitat “islands” that function as stepping stones for dispersal.  
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Of the 164.5 acre project site, only 12.5 acres are comprised of native vegetation communities. These areas are 

primarily associated with Chicarita Creek, patches of upland habitat west of the creek, and the unnamed tributary 

to Los Peñasquitos Creek located in the eastern portion of the project site. There is very little native vegetation 

within the remainder of the project site. Outside of these two areas, the project site likely provides limited refuge 

and cover for wildlife species and their movements. It is unlikely to be a wildlife corridor due to the disturbed 

condition of the majority of land throughout the project site as a former golf course, and the fact that the project 

site consists of sections of land surrounded by chain-link fencing and interwoven throughout a residential 

neighborhood.  

Chicarita Creek provides wildlife habitat and may support wildlife species movement; however, the upper limit of 

the creek and its associated habitat ends at the project site’s northern boundary and therefore this part of the 

project site would be a dead end for wildlife movement. Wildlife could move between the habitat along the eastern 

boundary of the project site and the adjacent land just east of the project site, however this natural habitat is 

bounded on all sides by roads and residential development and therefore movement would be restricted.  

The portions of the unnamed tributary to Los Peñasquitos Creek that occur within the project site are encroached 

upon by residential development located just outside of the project site. Carmel Ridge Road bisects the channel as 

it flows from the northern portion of the project site to the south (Figure 2J). Modification to the tributary have 

resulted in disjointed patches of habitat intertwined with golf greens and trails. Smaller urban wildlife could 

potentially use these areas of the tributary for live-in habitat and foraging, but movement would be constrained by 

development and lack of vegetation coverage.  

The MHPA of the MSCP was designed to include key biological core and linkage areas within the City (City of San 

Diego 1997). The proposed project site is not within the designated MHPA and is determined not to be a biological 

core or linkage area. The MHPA boundary occurs approximately 0.25 miles southeast of the proposed project site 

and is not adjacent to the project site (Figure 1).  
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4 Proposed Wetland Buffers 

The project would adhere to the City’s Biology Guidelines (City of San Diego 2018a), and provide wetland avoidance 

buffers for all City designated wetlands to protect these features from proposed development. Buffers and buffer 

dimensions are depicted in Figures 2 and 2a-2m. The width of the buffer is determined by factors such as type 

and size of development, sensitivity of the wetland resource to edge effects, topography, and the need for upland 

transition (City of San Diego 2018a). There are no set buffer widths required for wetlands delineated outside of 

the coastal zone. This section provides additional detail regarding the wetland buffers for each of the City regulated 

wetlands within the project site, including proposed activities within the buffers. City regulated wetlands are 

identified as Features A, E, I, J, M, N, O, Q, and R and are discussed in detail in Section 3.2.2.2.  

Activities within the Buffers 

Within the proposed buffers, the following activities would take place during project construction: repair existing 

trails where needed; repair portions of damaged bridge located outside of wetland habitat; landscape of the buffer 

with low-growing, native, drought tolerant species and temporary irrigation as needed; brush management; and a 

5-foot “no touch” zone from the wetland edge would be staked and demarcated with signage to delineate the 

wetlands and direct public access away from the wetlands. Ongoing maintenance within the buffers may consist of 

as-needed maintenance for the trails; brush management; and maintenance of native and naturalized landscaping. 

Functions and Values of the Buffers 

Although the width of wetland buffers vary depending on location, the buffers would protect the function and value 

of the adjacent wetland. As described in Section 3.2.7, Wildlife Corridors and Habitat Linkages, the wetland areas 

on site currently provide limited function for wildlife habitat and movement. The limited functionality of the wetlands 

are a direct result of the surrounding development, which has manipulated the natural features within the site and 

constrained any potential wildlife movement. As described in Section 3.2.2.3, Wetland Buffers, the area 

surrounding the majority of the wetlands consists of fallowed golf greens, existing trails/pathways and landscaping.  

The wetland buffers would be enhanced by replacing non-native invasive species associated with the golf greens 

with native plant species through project landscaping efforts. Specifically, landscaping with native tree plantings 

supplemented with a hydroseed mix composed of native species would occur within wetland buffers. Landscaping 

within the wetland buffers would remove current occurrences of non-native/invasive species from around the buffer 

and would prevent those species from entering the wetlands and degrading the habitat. This is especially important 

along Chicarita Creek, which provides one of the few areas of habitat for wildlife species.  

Chicarita Creek Wetland Buffer (Feature A) 

As described in Section 3.2.2.2, Chicarita Creek is a natural, vegetated channel with year-round water flow in the 

majority of the creek. Portions of the creek within the project site provide live-in habitat for wildlife species as well 

as connectivity to habitat outside of the project site. The buffer along the eastern edge of Chicarita Creek would 

range from 18 to 148 feet. Within the buffer, existing trails would remain, including those that cross over the creek. 

Narrow buffer widths along the eastern and northern edges of Chicarita Creek were necessary to accommodate 

constraints from existing residential development and I-15 (Figures 2a and 2b).  
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Tributary to Los Peñasquitos Creek (Features I, J, M, N, and O) 

The buffers for City wetlands associated with the tributary to Los Peñasquitos Creek will range from 30 to 50 feet. 

Feature I will have a 50-foot buffer along the eastern and southern edge, but the buffer along the west and north 

will range from 30 to 42 feet due to existing development and access road requirements for project development 

(Figure 2I). A 50-foot buffer will be created for Feature J with the exception of a very small portion that is constrained 

by development to the east, reducing the buffer slightly to 47 feet (Figure 2J). A 50-foot buffer will be created for 

the remaining portions of the tributary to Los Peñasquitos Creek within the project site located south of Carmel 

Ridge Road. There are existing trails within the immediate vicinity of Feature I. These trails will remain within the 

buffer for these features following project construction. As the trail moves south, it is located closer to the residential 

development to the west of the project site and outside of the buffer for Feature J. The trail then crosses Carmel 

Ridge Road and continues along the residential development and outside of the buffers for Features M, N, and O. 

There is an existing maintenance road that is located within the upper portion of the buffer for Feature M.  

Central Wetland and Isolated Wetlands (Features E, Q, and R) 

To the extent feasible, a 50-foot buffer was applied to other all City wetlands. However, due to existing off-site 

development and limits of disturbance, wetland buffers for smaller City wetlands in the center and southeast 

portions of the site (Features Q and R on Figure 2 and Feature E on Figure 2f), generally range from 20 to 50 feet 

from the edge of habitat.  

The buffer surrounding Feature E varies from 20 to 50 feet (Figure 2e). While the majority of the buffer is 50 feet, 

development along the southwestern portion of the feature limits the buffer to 20 feet while proposed development 

to the north limits the very tip of the buffer to 45 feet. There are existing trails located outside of the buffer to the 

east and the one closest to existing development will remain.  

The buffer surrounding Feature Q is 50 feet, with the exception of the portion along the eastern side, which limits 

the buffer to 40 feet. This area also has an existing trail that will remain following project construction.  

Along the eastern edge of Feature R (Figure 2m), the buffer is constrained by existing residential development and 

is 4 feet in width. The remaining buffer for Feature R is 50 feet, with the exception of the area along the eastern 

edge of the buffer, which is 43 feet. There is an existing trails within the western portion of this wetland buffer that 

will remain in use following project construction.  
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5 Impacts Analysis 

The purpose of this section is to describe the direct, indirect, and cumulative impacts of the proposed project on 

special-status biological resources. The significance determinations for proposed or potential impacts are described 

in this section and mitigation measure to reduce impacts are provided in Section 6. 

5.1 Definition of Impacts 

Based upon the project description (Section 1.2), direct impacts, indirect (short-term and long-term), and 

cumulative impacts are defined as follows.  

Direct Impacts may include both the permanent loss of on-site habitat and the plant and wildlife species that it 

contains, as well as the temporary loss of on-site habitat. Direct impacts were quantified by overlaying the proposed 

impact alignment onto the biological resources map and evaluating the impacts by vegetation community.  

According to the Biology Guidelines, lands containing Tier I, II, IIIA, and IIIB habitats and all City wetlands  are 

considered sensitive and declining and, as such, impacts to these resources may be considered significant. Lands 

designated as Tier IV are not considered to have significant habitat value and impacts would not be considered 

significant.  

The City’s Biology Guidelines also include additional information regarding significance as follows (City of San Diego 2018a):  

a. Total upland impacts (Tiers I- IIIB) less than 0.1 acre are not considered significant and do not require mitigation.  

b. Total wetland impacts less than 0.01 acre are not considered significant and do not require mitigation. This does 

not apply to vernal pools, road pools supporting listed fairy shrimp, or wetlands within the Coastal Zone.  

c. Removal/control of non-native plants is not considered to constitute a significant habitat impact for which 

compensatory habitat acquisition, preservation, or creation for the area impacted is required. Mitigation for 

indirect impacts such as erosion control or off-site infestation by non-native species may be needed. Examples 

include disturbed wetlands dominated by invasive plant species such as giant reed or Mexican fan palm. 

Indirect Impacts refer to off-site and on-site effects that are short-term impacts (i.e., temporary) due to the project 

construction or long-term (i.e., permanent) design of the project and the effects it may have to adjacent resources. 

For this project, it is assumed that the potential short-term indirect impacts resulting from construction activities 

may include dust, noise, and general human presence that may temporarily disrupt species and habitat vitality and 

construction-related soil erosion and runoff. Potential long-term indirect impacts to biological resources may also 

occur as a result of the proposed project through introduction of non-native species and increased human presence 

during and following construction. Since the proposed project is not located within or adjacent to the MHPA, 

development would not result in potential indirect impacts to the preserve.  

In accordance with the Subarea Plan and pursuant to the San Diego RWQCB Municipal Permit and the City’s Stormwater 

Standards Manual (City of San Diego 2018b), projects are required to implement site design, source control, and 

treatment control best management practices (BMPs). Development projects will be required to meet National Pollutant 

Discharge Elimination System regulations and incorporate BMPs during construction and permanent BMPs as defined 

by the City’s Storm Water Standards Manual as part of project development. 
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RWQCB and CDFW. Because the installation of the arch culvert would not alter the structure or function of the 

concrete-lined channel, this activity is not considered an impact. No impacts to City wetlands are anticipated.  

Five pedestrian bridges/cart paths cross over Chicarita Creek. One of the bridges, located in the southern portion 

of Chicarita Creek, has partially collapsed. The collapsed bridge segments in Chicarita Creek would remain 

undisturbed. Repair, removal, and replacement of damaged portions of the bridge would occur entirely outside of 

jurisdictional resources to ensure no impacts to the creek. Any new bridge construction would span the creek with 

bridge footings placed outside of the creek to avoid impacts to jurisdictional resources. Thus, the project proposes 

no impacts to jurisdictional resources regulated by the ACOE, RWQCB, CDFW, or City. No wetlands would be 

impacted by proposed maintenance activities required within the wetland buffer. All wetlands will be staked, with 

signage directing open space use away from the wetland. Repair of existing trails/paths would result in no impacts 

to jurisdictional resources. Though repair and maintenance would occur within the wetland buffer, all activities 

would remain outside of the “no touch” portion of the wetland buffer.  

No impacts to jurisdictional habitats result from brush management. Periodic brush management also would 

remain outside of the 5-foot “no touch” zone established directly adjacent to wetlands on site. Brush management 

would occur in wetland buffers associated with Units 3, 4, 12, 13, and 16 (Figures 2a, b, i, j, and m). 

5.2.3 Direct Impacts to Special-Status Plants 

No sensitive plant species were detected within the proposed project impact footprint during reconnaissance 

surveys. No focused plant surveys were conducted; however, no special-status plant species are expected to occur 

within the proposed impact footprint due to the level of habitat disturbance on the former golf course. The impact 

footprint of the project would avoid all areas of natural habitat and sensitive vegetation communities and no 

significant impacts to any of the species discussed in Section 3.2.5 are anticipated.  

5.2.4 Direct Impacts to Special-Status Wildlife 

The proposed project would not have a direct impact on habitat for special-status wildlife. There are 11 special-status 

wildlife species (federal, state, or local status) with moderate or high potential to occur within the project site and one 

species, coastal California gnatcatcher, was observed (incidental observation) (Figure 2j). No other special-status wildlife 

were observed within the project site during the 2019 field reconnaissance surveys. Coastal California gnatcatcher was 

observed within a portion of the project site that would not be developed, and therefore this species would not be directly 

impacted by the proposed project. The 11 special-status species that could be present within the project site would be 

restricted to the native habitat that occurs outside of the proposed project development. One special-status bird, 

Cooper’s hawk, could nest within non-native trees adjacent to riparian habitat. However, suitable habitat for this species 

within the project site is not proposed to be impacted. Brush management may occur within this suitable habitat but 

would be limited to removing non-native weeds and would not remove any trees suitable for nesting. Therefore, no 

significant direct impacts to special-status wildlife would occur. 

5.3 Indirect Impacts 

The project would incorporate methods to control runoff, including site design, source control, and treatment control 

best management practices (BMPs). The project would be required to meet National Pollutant Discharge Elimination 

System (NPDES) regulations and incorporate BMPs during construction and permanent BMPs as defined by the City 
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of San Diego’s (City’s) Storm Water Standards Manual as part of the project development. Prior to proposed 

construction mobilization, the project contractor will prepare a Stormwater Pollution Prevention Plan (SWPPP), in 

accordance with the state’s General Construction Stormwater Permit – 99-08-DWQ, and implement the plan during 

construction. In addition, the proposed project would provide buffers surrounding all City wetlands that would be 

landscaped with native vegetation. In addition, a 5-foot edge from wetland would be staked with signage to 

delineate the wetlands and direct public access away from the wetlands. Replacement of non-native vegetation 

from around the wetlands, as described in Section 4, would greatly reduce the potential for invasive plant species 

to degrade the wetlands. Therefore, the proposed project would not have any indirect impacts on sensitive uplands, 

jurisdictional resources or special-status plant species.  

Wildlife may be indirectly affected in the short-term by construction-related noise, which can disrupt normal 

activities and subject wildlife to higher predation risks. Adverse edge effects can cause degradation of habitat 

quality through the invasion of pest species. Breeding birds can be significantly affected by short-term construction-

related noise, which can result in the disruption of foraging, nesting, and reproductive activities.  

Indirect impacts from construction-related noise may occur to breeding wildlife if construction occurs during the 

breeding season (i.e., February 1 through September 15). Wildlife that would be significantly affected by noise, 

based on suitable habitat in the project vicinity and in accordance with the City’s Biology Guidelines (City of San 

Diego 2018a), may occur up to 300 feet from the project work areas. Special-status species whose 

breeding/nesting could be significantly impacted by noise include Cooper’s hawk, yellow warbler, least Bell’s vireo 

and coastal California gnatcatchers.  

5.4 Cumulative Impacts 

The MSCP is a long-term regional conservation plan established to protect sensitive species and habitats in San 

Diego County. The MSCP is divided into subarea plans that are implemented separately from one another. The 

project site is located within the City of San Diego Subarea Plan, but is not within the MHPA.  

The MSCP planning effort is designed to address cumulative impacts through development of a regional plan that 

addresses impacts to covered species and habitats in a manner that assures their conservation despite impacts of 

cumulative project over the long term. The ultimate goal of this plan is the establishment of biological reserve areas 

in conformance with the State of California Natural Communities Conservation Planning Act.  

Cumulative impacts to sensitive vegetation communities or special-status species from implementation of the 

project are not expected since all activities are located outside of the MHPA and the project would not result in 

impacts to any sensitive resources.  

5.5 Consistency with the Multiple Species  

Conservation Program 

The proposed project impact footprint does not occur within or adjacent to an MHPA, and therefore is not required 

to document compliance with the MSCP Land Use Adjacency Guidelines. Figure 1 shows the proximity of the MHPA 

to the project site, with the nearest MHPA occurring approximately 0.25 miles from the proposed project site.  
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6 Mitigation 

This section describes proposed mitigation and avoidance measures that would mitigate adverse and significant 

impacts to biological resources resulting from the proposed project activities. The following mitigation and 

avoidance measures address the project’s potential significant indirect effects on wildlife species. With 

implementation of the proposed measures, these indirect impacts would be avoided, minimized or offset.  

As described in Section 5.2, the proposed project would not result in any significant direct impacts to sensitive 

vegetation, jurisdictional resources, or special-status plant or wildlife species. Therefore, no mitigation is required.  

6.1 Mitigation Measures for Indirect Impacts 

In order to avoid indirect impacts, the project would be required to meet NPDES regulations; incorporate BMPs 

during construction; install permanent BMPs be the City’s Storm Water Standards Manual; and prepare and 

implement a SWPPP.  

In addition, the project would be required to adhere to all standard construction protection measures listed in the 

mitigation and monitoring plan, which includes having a qualified biologist present to supervise flagging of sensitive 

resources prior to construction, provide environmental training and during construction to ensure no unauthorized 

impacts occur. Therefore, the proposed project would avoid indirect impacts to sensitive upland vegetation 

communities, jurisdictional resources and special-status plant species.  

6.1.1 Indirect Impacts to Special-Status Wildlife 

Proposed project implementation has the potential to indirectly impact special-status birds (Cooper’s hawk, yellow 

warbler, least Bell’s vireo and coastal California gnatcatchers) nesting adjacent to project development. Based on 

the provisions of the MSCP Implementing Agreement between the Wildlife Agencies and the City of San Diego, 

no additional protection is required to offset potential indirect impacts to the coastal California gnatcatchers 

located outside of the MHPA. Though similarly covered by the MSCP, a 300-foot avoidance buffer is required for 

the Cooper’s hawk to comply with the MSCP conditions of coverage. Avoidance of indirect impacts to yellow 

warbler and Least Bell’s vireo would require pre-construction surveys if construction or brush management 

activities occur during the breeding season (February 1 to September 15). 

To avoid any indirect impacts Cooper’s hawk, least Bell’s vireo and yellow warbler, construction within 300-feet of 

suitable habitat, including brush management activities, shall occur outside of the breeding season for these 

species (February 1 to September 15). If construction/brush management must occur during the breeding season, 

a qualified biologist shall conduct a pre-construction survey within suitable habitat to determine the presence or 

absence of nesting birds in the proposed area of disturbance. The pre-construction survey shall be conducted within 

10 calendar days prior to the start of construction activities. The applicant shall submit the results of the 

preconstruction survey to the City of San Diego’s (City’s) Development Services Department (DSD) for review and 

approval prior to initiating any construction activities.  

If nesting Cooper’s hawk, least Bell’s vireo and yellow warbler birds are detected, a letter report or mitigation plan 

in conformance with the City’s Biology Guidelines and applicable state and federal law (i.e., appropriate follow up 

surveys, monitoring schedules, construction and noise barriers/buffers, etc.) shall be prepared and include 
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proposed measures to be implemented to ensure that the disturbance of breeding activities is avoided. The report 

or mitigation plan shall be submitted to the City DSD for review and approval and implemented to the satisfaction 

of the City. The biologist, in concert with the City, shall verify and approve that all measures identified in the report 

or mitigation plan are in place prior to and/or during construction.  

If Cooper’s hawk, least Bell’s vireo or yellow warbler nesting is detected, then an appropriate impact avoidance area 

shall be included in the mitigation plan and this buffer shall be established around the active nest using orange 

fencing or other clear demarcation method. The radius of this avoidance buffer shall be determined through 

coordination with the project biologist and authorized by the City’s project manager and DSD and shall use orange 

fencing or other clear demarcation method to define the approved buffer. If nesting Cooper’s hawk, least Bell’s 

vireo, and yellow warbler are not detected during the pre-construction survey, no further mitigation is required. 
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Sensitive Wildlife Species Potentially Occurring  
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